
GOVERNMENT OF THE DISTRICT OF COLUMBIA 
BOARD OF ZONING ADJUSTMENT 

Appl i ca t i on  No. 13477 of Alex Marco t te ,  pu r suan t  t o  Paragraph 8207.11 
of  t h e  Zoning Regu la t i ons ,  f o r  a  v a r i a n c e  from t h e  o f f - s t r e e t  pa rk ing  
requ i rements  (Sub-sect ion 7202.1) t o  pe rmi t  t h e  convers ion  o f  a  
c a r r i a g e  house t o  a  s i n g l e  fami ly  dwel l ing  i n  an R-4 D i s t r i c t  a t  t h e  
premises  r e a r  1 1 2 1  D S t r e e t ,  S.E. ,  (Square 992, Lot 2 6 ) .  

App l i ca t i on  No. 13478 of  Alex Marco t te ,  pursuan t  t o  Paragraph 8207.11 
of  t h e  Zoning Regu la t i ons ,  f o r  v a r i a n c e s  from t h e  p r o h i b i t i o n  a g a i n s t  
a l l owing  an a d d i t i o n  t o  a  s t r u c t u r e  which w i l l  be used a s  a  dwe l l i ng  
on an a l l e y  l o t  when such l o t  does  n o t  have a  t h i r t y  f o o t  a l l e y  which 
l e a d s  t o  a  s t reet  (Sub-sect ion 7606.2) and from t h e  o f f - s t r e e t  parking 
requ i rements  (Sub-sect ion 7202.1) t o  pe rmi t  t h e  convers ion  o f  a  
ga rage  t o  a  s i n g l e  fami ly  dwe l l i ng  and t h e  a d d i t i o n  of  a  second f l o o r  
i n  an R-4 D i s t r i c t  a t  t h e  premises  r e a r  1113 D S t r e e t ,  S.E.,  (Square 
992, Lot  2 5 ) .  

HEARING DATE: A p r i l  2 2 ,  1981 
DECISION DATE: June 3, 1981 

FINDINGS OF FACT: 

1. The s u b j e c t  p r o p e r t y  i s  l o c a t e d  i n  an R-4 zone D i s t r i c t ,  
n e a r  t h e  c e n t e r  of  Square 992 on a l l e y  l o t s  a t  t h e  r e a r  o f  1 1 2 1  
and 1113 D S t r e e t ,  S.E. 

2 .  A p p l i c a n t ' s  p r o p e r t i e s  a b u t  an a l l e y  t h i r t y  f e e t  i n  wid th  
which i n c l u d e s  a hammerhead p o r t i o n  approximate ly  e i g h t  f e e t  i n  
width  on t h e  w e s t  f r o n t a g e  of  Lot 26 and t h e  nor thwes t  f r o n t a g e  of 
Lot 25. The a l l e y  on t h e  sou the rn  f r o n t a g e  o f  Lot 25 r u n s  e a s t -  
west  and on ly  a t  t h a t  j unc t i on  narrows t o  f i f t e e n  f e e t  f o r  a  d i s -  
t a n c e  o f  approx imate ly  117 f e e t  b e f o r e  it t e r m i n a t e s  a t  1 1 t h  and 
1 2 t h  S t r e e t s ,  S.E. 

3. Lot 26 i s  570 square  f e e t  i n  a r e a  and i s  e n t i r e l y  occupied 
by a  two-s tory  s t r u c t u r e  o r i g i n a l l y  used a s  a  c a r r i a g e  house. Lot  
25 i s  2,018.75 square  f e e t  i n  a r e a  and i s  improved w i th  a  one- 
s t o r y  garage  approximate ly  twenty f e e t  by for ty- two f e e t  i n  s i z e .  
Both b u i l d i n g s  a r e  boarded and un inhab i t ed .  

4 .  I n  BZA App l i ca t i on  No. 12801, t h e  p r i o r  owner o f  t h e  s u b j e c t  
s i t e  secured  approva l  from t h e  Board t o  conve r t  t h e  s t r u c t u r e s  t o  
a r t  g a l l e r y  u s e ,  b u t  was unab le  t o  f i n d  a t e n a n t  f o r  t h e  u se  and 
t h e  approva l  l ap sed .  

5 .  The a p p l i c a n t  proposes  t o  r enova t e  t h e  s t r u c t u r e  on Lot 26  
f o r  u se  a s  a  r e s i d e n c e  and t o  c o n s t r u c t  a  s i m i l a r  s t r u c t u r e  on Lot 
25, u t i l i z i n g  e x i s t i n g  w a l l s  t o  t h e  e x t e n t  p o s s i b l e ,  and s e t t i n g  
t h e  s t r u c t u r e  back n i n e  f e e t  from t h e  a l l e y  t o  t h e  e a s t  o f  t h e  sub- 
j e c t  s i t e .  



BZA APPLICATION NO. 13477 and 13478 
PAGE 2  

6. Lo t s  26 and 25 a r e  of  a  unique  s i z e ,  l o c a t i o n  and con f igu ra -  
t i o n .  They a r e  t h e  o n l y  l o t s  w i t h i n  Square 992 comple te ly  surrounded 
by a l l e y s .  Lot  26 i s  r e l a t i v e l y  sma l l  and i s  t h e  on ly  l o t  i n  t h e  squa re  
which i s  e n t i r e l y  occupied by a  s t r u c t u r e .  Lot  25 ,  on t h e  o t h e r  
hand, c o n t a i n s  over  2,000 squa re  f e e t ,  w e l l  above t h e  1800 squa re  
f o o t  minimum r e q u i r e d  i n  t h e  R-4 D i s t r i c t ,  and i s  improved w i t h  a  
s u b s t a n t i a l  ga rage  s t r u c t u r e .  

7. The a p p l i c a n t  amended h i s  v a r i a n c e  r e q u e s t  a t  t h e  p u b l i c  
h e a r i n g  c o n s i s t e n t  w i t h  t h e  O f f i c e  of  P lann ing  and Development r e p o r t  
r ega rd ing  t h e  p r o v i s i o n  o f  pa rk ing  spaces .  Var iances  f o r  pa rk ing  
a r e  r e q u i r e d  a s  f o l l ows :  ( a )  pa rk ing  i n  t h e  f r o n t  ya rd  of  a  dwe l l i ng ,  
Sub-sect ion  7205.1; ( b )  s i z e  of pa rk ing  space ,  Sub-sect ion  7204.1; 
(c )  l o c a t i o n  o f  a  pa rk ing  space  w i t h i n  t e n  f e e t  of  a  w a l l  c o n t a i n i n g  
openings  f o r  l i g h t  and v e n t i l a t i o n ,  Sub-sect ion  7205.2; and (d )  f o r  
Lot  26,  a  v a r i a n c e  from t h e  p r o v i s i o n  o f  Sub-sect ion  7205.3 r e q u i r i n g  
pa rk ing  f o r  a  one f a m i l y  dwe l l i ng  t o  be l o c a t e d  on t h e  same l o t  a s  
t h e  s t r u c t u r e  t o  be s e rved .  

8. I f  t h e  a p p l i c a n t  w e r e  r e q u i r e d  t o  p rov ide  a  pa rk ing  space  
on Lot  26,  t h e  f i r s t  f l o o r  a r e a  would be reduced t o  399 squa re  f e e t ,  
which i s  too sma l l  t o  p rov ide  a  r e a sonab ly  s i z e d  f i r s t  f l o o r  l i v i n g  
a r e a .  

9.  Lot  25 i s  of s u f f i c i e n t  s i z e  t o  l o c a t e  t h e  r e q u i r e d  pa rk ing  
space s  f o r  bo th  L o t s  25 and 26 i n  t h e  ya rd  t o  t h e  nor thwes t  of  t h e  
proposed s t r u c t u r e ,  d i r e c t l y  w e s t  of  a  p a t i o  a r e a  which p r o v i d e s  an 
ameni ty  t o  t h e  owner of Lot  26. Other  t han  t h i s  l o c a t i o n  t h e r e  i s  
no o t h e r  a r e a  where t h e  pa rk ing  space s  may be l o c a t e d  on t h e  s i t e  a s  
a  m a t t e r  of  r i g h t .  I n  App l i ca t i on  N o .  12801, t h e  Board s p e c i f i c a l l y  
found a s  t o  Lot  25 t h a t  t h e  b u i l d i n g  on t h a t  l o t  i s  n o t  s u i t a b l e  f o r  
u s e  a s  a  ga rage  and h a s  n o t  been used a s  such s i n c e  1968. While t h e  
pa rk ing  space s  as proposed on Lot 25 a r e  n i n e t e e n  f e e t  l ong ,  space  
l i m i t a t i o n s  on t h i s  l o t  w i l l  on ly  a l l ow  pa rk ing  space s  o f  e i g h t  f e e t  
i n  width .  

10 .  The proposed s t r u c t u r e  on Lot  25 w i l l  occupy 570 squa re  f e e t ,  
which i s  s u b s t a n t i a l l y  less t h a n  t h e  maximum f o r t y  p e r c e n t  l o t  occu- 
pancy a l lowed under  t h e  Zoning Regula t ions .  

11. Lot 25 does  n o t  have th rough  a l l e y s  measuring a  minimum of 
t h i r t y  f e e t  i n  wid th  t o  t h e  street.  The re fo r e ,  t h e  p r o p e r t y  cannot  
be used f o r  s i ng l e - f ami ly  r e s i d G n t i a 1  purposes  c o n s i s t e n t  w i t h  t h e  
su r round ing  c h a r a c t e r  of  t h e  a r e a  w i thou t  t h e  g r a n t i n g  of  r e l i e f  

from t h i s  Board. 

12.  The proposed e s t a b l i s h m e n t  of  s i n g l e - f a m i l y  r e s i d e n t i a l  u s e  
on Lot  25 i s  comple te ly  c o n s i s t e n t  w i t h  t h e  r e s i d e n t i a l  n a t u r e  of  
t h e  a r e a .  Lot  25 w i l l  have a  s u b s t a n t i a l  open p a t i o  a r e a  s e r v i n g  
it and i s  f u r t h e r  surrounded by a l l eyways  g i v i n g  s u b s t a n t i a l  l i g h t ,  
a i r ,  v e n t i l a t i o n  and open space  t o  t h e  i n h a b i t a n t s  of t h e  s t r u c t u r e .  
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13.  A t  t h e  r e q u e s t  o f  t h e  Board t h e  a p p l i c a n t  submi t ted  amended 
p lans  under cover of l e t te r  d a t e d  Apr i l  29,  1981, t o  i n s u r e  s u f f i -  
c i e n t  l i g h t  and v e n t i l a t i o n  t o  t h e  a r e a ,  and m e t  w i th  ne ighbor ing  
p r o p e r t y  owners t o  review t h o s e  p l a n s .  

1 4 .  The s u b j e c t  s i t e  i s  l o c a t e d  w i t h i n  t h e  boundar ies  o f  t h e  
C a p i t o l  H i l l  H i s t o r i c  D i s t r i c t  which i s  l i s t e d  i n  t h e  Na t iona l  
R e g i s t e r  of  H i s t o r i c  P l a c e s ,  and i s  a  Category I1 landmark des igna t ed  
by t h e  J o i n t  Committee on Landmarks. The a p p l i c a n t  t e s t i f i e d  t h a t  
concep tua l  de s ign  approva l  ha s  been ob t a ined  from t h e  J o i n t  Com- 
m i t t e e  t o  a s s u r e  t h a t  t h e  r enova t i on  i s  done i n  a  manner which con- 
t r i b u t e s  t o  t h e  h i s t o r i c  c h a r a c t e r  of  t h e  H i s t o r i c  D i s t r i c t .  

15.  The O f f i c e  of Planning and Development suppor ted  t h e  a p p l i -  
c a t i o n  on t h e  grounds t h a t  t h e  v a r i a n c e  r e l i e f  sought  w i l l  n o t  
a d v e r s e l y  impact t h e  ne ighbor ing  p r o p e r t y  owners. The proposed 
a l l e y  d w e l l i n g s  a r e  l o c a t e d  w i t h  f r o n t a g e  on a  t h i r t y  f o o t  wide 
a l l e y  which ha s  s e v e r a l  t r i b u t a r y  a l l e y s  connec t ing  w i t h  it t h a t  
l e a d  o u t  t o  t h e  streets sur rounding  t h e  square .  The s i t e  i s  i n  
t u r n  r e a d i l y  a c c e s s i b l e  and,  because  of t h e  l a r g e  expanse of a l l e y  
r i g h t  o f  way and t h e  d i s t a n c e  of  t h e  proposed s t r u c t u r e s  from s u r -  
rounding t a l l e r  row d w e l l i n g s ,  i s  open t o  s u n l i g h t  and v e n t i l a t i o n .  
The OPD found j u s t i f i c a t i o n  f o r  t h e  r eques t ed  park ing  v a r i a n c e  a s  
shown on E x h i b i t  No. 29 of  t h e  r eco rd  based on a  showing of  p rac -  
t i c a l  d i f f i c u l t y  a s  d e f i n e d  by Paragraph 8207.11 of  t h e  Zoning Regu- 
l a t i o n s .  The OPD did not b e l i e v e  t h a t  t h e  g r a n t  of  t h e  r e l a t e d  
pa rk ing  w i l l  impa i r  t h e  i n t e n t  of  t h e  Zoning Regu la t i ons ,  b u t  w i l l  
r a t h e r  g i v e  a s o l u t i o n  t o  t h e  need of a  neces sa ry  amenity i n  a  
C a p i t o l  H i l l  neighborhood where pa rk ing  spaces  a r e  a t  a  premium. 
The spaces  proposed,  i f  cond i t i oned  f o r  p u l l - i n  pa rk ing  o n l y ,  w i l l  
d e c r e a s e  t h e  chances  of  any d e t r i m e n t a l  impacts  on t h e  d w e l l i n g s  due 
t o  exhaus t  emi s s ions .  Although l o c a t e d  i n  t h e  f r o n t  y a r d ,  t h e  
spaces  would n o t  f a c e  t h e  d w e l l i n g s  b u t  would be  t o  t h e  s i d e  of  t h e  
dwe l l i ngs .  The s i x  i n c h  v a r i a n c e  from t h e  pa rk ing  space  width  
requ i rements  i s  n o t  s u b s t a n t i a l  and may encourage t h e  u se  o f  compact 
c a r s  a t  t h i s  l o c a t i o n .  The l o c a t i o n  o f  t h e  space  f o r  Lot 26 and 25 
cou ld  be worked o u t  w i t h  a  p e r p e t u a l  easement.  The Board s o  f i n d s .  

16 .  Advisory Neighborhood Commission 6B by r e p o r t  d a t e d  A p r i l  
20, 1981, a s  w e l l  a s  s e v e r a l  ne ighbo r s ,  opposed t h e  a p p l i c a t i o n  on 
t h e  grounds t h a t  t h e  proposed development would r e s u l t  i n  t h e  l o s s  
of  s u n l i g h t ,  would cause  conges t ion  r e s u l t i n g  from t h e  pa rk ing ,  
and would v i o l a t e  a  g e n e r a l  p o l i c y  opposed t o  a l l e y  dwe l l i ngs .  

17.  The Board f i n d s  t h a t  t h e  a p p l i c a n t ' s  r e v i s e d  s i te  p l a n  
a d d r e s s e s  t h e  l i g h t  and v e n t i l a t i o n  i s s u e  r a i s e d  by ANC 6B and neigh-  
b o r s  and t h a t  t h e  amendment o f  t h e  a p p l i c a n t ' s  p l an  t o  p rov ide  one 
pa rk ing  space  f o r  e ach  dwe l l i ng  a d d r e s s e s  t h e  pa rk ing  i s s u e  r a i s e d .  

18.  The C a p i t o l  H i l l  R e s t o r a t i o n  S o c i e t y  by r e p o r t  d a t e d  A p r i l  
2 2 ,  1981, a s  w e l l  a s  s e v e r a l  a d j o i n i n g  p r o p e r t y  owners, expressed  
suppo r t  o f  t h e  a p p l i c a t i o n  on t h e  grounds t h a t  t h e  e x i s t i n g  a l l e y  
cannot  be  widened, and t h a t  no d e t r i m e n t  t o  t h e  p u b l i c  good would 
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r e s u l t  from t h e  proposed development.  The p r o p o s a l  would r a t h e r  
make a  p o s i t i v e  c o n t r i b u t i o n  t o  t h e  a l l e y  by removing t h e  b l i g h t i n g  
i n f l u e n c e s  caused by t h e  e x i s t i n g  v a c a n t ,  unused s t r u c t u r e s .  The 
Board s o  f i n d s .  

CONCLUSIONS OF LAW AND OPINION 

Based on t h e  fo r ego ing  f i n d i n g s  of  f a c t  and t h e  ev idence  o f  
r e c o r d ,  t h e  Board i s  of  t h e  op in ion  t h a t  t h e  r e q u e s t e d  v a r i a n c e s  
a r e  a r e a  v a r i a n c e s ,  t h e  g r a n t i n g  o f  which r e q u i r e s  t h e  showing o f  
a  p r a c t i c a l  d i f f i c u l t y  i n h e r e n t  i n  t h e  p r o p e r t y  i t s e l f  which would 
p r o h i b i t  t h e  owner ' s  u se  o f  such p r o p e r t y  i n  s t r ict  compliance w i t h  
t h e  Zoning Regu l a t i ons  and Map. The Board conc ludes  t h a t  t h e  
unique s i z e ,  l o c a t i o n  and c o n f i g u r a t i o n  of  t h e s e  two a d j o i n i n g  l o t s ,  
t h e i r  l o c a t i o n  i n  t h e  C a p i t o l  H i l l  H i s t o r i c  D i s t r i c t ,  a s  w e l l  a s  t h e  
e x i s t i n g  ga rage  s t r u c t u r e s  e r e c t e d  upon them c o n s t i t u t e s  an excep- 
t i o n a l  c o n d i t i o n  f o r  t h e  purposes  of  v a r i a n c e  r e l i e f .  

The Board conc ludes  t h a t  because  Lot  26 i s  p r e s e n t l y  e n t i r e l y  
occupied by a  s t r u c t u r e ,  r e s u l t i n g  i n  i n a b i l i t y  t o  p rov ide  a  pa rk ing  
space  on t h a t  lo t ,  and because  Lot  25 i s  p r e s e n t l y  a l s o  owned by t h e  
a p p l i c a n t  and p r o v i d e s  t h e  o n l y  f e a s i b l e  pa rk ing  a r e a  f o r  bo th  l o t s  
i n  t h e  f r o n t  ya rd  of  t h e  proposed s t r u c t u r e  on Lot  25, t h e  a p p l i -  
c a n t  ha s  demonst ra ted  t h a t  p r a c t i c a l  d i f f i c u l t i e s  would r e s u l t  upon 
s t r i c t  a p p l i c a t i o n  of t h e  Zoning Regula t ions .  I n  a d d i t i o n ,  a  p rac -  
t i c a l  d i f f i c u l t y  would r e s u l t  i n  t h a t  t h e  s u b j e c t  s i te ,  a l t hough  
l o c a t e d  on an  a l l e y  t h i r t y  f e e t  wide,  h a s  a c c e s s  t o  t h e  s treet  
th rough  a l l e y s  less t h a n  t h i r t y  f e e t  wide. S t r i c t  a p p l i c a t i o n  of 
t h e  r e g u l a t i o n s  would p r even t  a  r e h a b i l i t a t i o n  p r o j e c t  which i s  
making a  s u b s t a n t i a l  c o n t r i b u t i o n  t o  t h e  i n t e r i o r  of t h e  s q u a r e ,  and 
would p r e c l u d e  r e s i d e n t i a l  u se  of t h e s e  l o t s  i n  a  r e s i d e n t i a l  a r e a  
where d w e l l i n g s  a r e  i n  g r e a t  demand. 

The Board conc ludes  t h a t  t h e  r eques t ed  v a r i a n c e  r e l i e f  can  be 
g r an t ed  w i thou t  s u b s t a n t i a l  d e t r i m e n t  t o  t h e  p u b l i c  good and wi th -  

o u t  s u b s t a n t i a l l y  i m p a i r i n g  t h e  i n t e n t ,  purpose  and i n t e g r i t y  of  
t h e  zone p l a n  a s  embodied i n  t h e  Zoning Regula t ions  and Map. The 
r e q u i r e d  pa rk ing  space s  can be f u r n i s h e d  w i thou t  s u b s t a n t i a l l y  
impac t ing  t h e  neighborhood,  and w i l l  s e r v e  t h e  f u t u r e  r e s i d e n t s  of  
t h e  s i t e  w i t h  a  needed ameni ty  i n  an a r e a  where pa rk ing  space s  a r e  
a t  a  premium. F u r t h e r ,  t h e  r e c o n s t r u c t i o n  of t h e  b u i l d i n g  on Lot  
25 i n t o  a  modern s i n g l e  f ami ly  dwe l l i ng  would be compat ib le  w i t h  t h e  
c h a r a c t e r  of  t h e  neighborhood and would n o t  a d v e r s e l y  a f f e c t  t h e  
a r e a .  Accordingly ,  it i s  ORDERED t h a t  t h i s  a p p l i c a t i o n  i s  hereby 
GRANTED i n  accordance  w i t h  t h e  r e v i s e d  p l a n s  marked a s  E x h i b i t  No. 
29 of t h e  r e co rd .  
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VOTE: 4-0 (William F. McIntosh, Douglas J. Patton and Connie 
Fortune to grant; John G. Parsons to grant by proxy; 
Charles R. Norris not voting, not having heard the 
case) . 

BY ORDER OF THE D.C. BOARD OF ZONING ADJUSTMENT 

ATTESTED BY: 
STEVEN E. SHER 
Executive Director 

FINAL DATE OF ORDER: 1 SEP 1981 

UNDER SUB-SECTION 8204.3 OF THE ZONING REGULATIONS"N0 DECISION 
OR ORDER OF THE BOARD SHALL TAKE EFFECT UNTIL TEN DAYS AFTER 
HAVING BECOME FINAL PURSUANT TO THE SUPPLEMENTAL RULES OF PRAC- 
TICE AND PROCEDURE BEFORE THE BOARD OF ZONING ADJUSTMENT." 

THIS ORDER OF THE BOARD IS VALID FOR A PERIOD OF SIX MONTHS 
AFTER THE EFFECTIVE DATE OF THIS ORDER, UNLESS WITHIN SUCH 
PERIOD AN APPLICATION FOR A BUILDING PERMIT OR CERTIFICATE OF 
OCCUPANCY IS FILED WITH THE DEPARTMENT OF LICENSES, INVESTIGA- 
TIONS, AND INSPECTIONS. 


